
Web/PD (05/2021) Page 1

APPLICATION FOR PLANNED
DEVELOPMENT PUBLIC HEARING
UNINCORPORATED AREAS ONLY

Project Name: Singletary Commercial Planned Development

Request: Rezone from: AG-2 To: CPD

Type:  Major PD  Minor PD  DRI w/Rezoning  PRFPD

 Major PD Amendment  Minor PD Amendment

Bonus Density included?  NO   YES1 for: Bonus Units
1 If YES, submit additional fee required by LDC 2-147(A)(3)

Summary of Project:

Rezoning for approximately 16.81 acres to permit up to 210,000 square feet of commercial development

with 100,000 SF as indoor warehouse an 110,000 SF of commercial uses.

PART 1
APPLICANT/AGENT INFORMATION

A. Name of Applicant: Steve R. Singletary
Address: 18200 State Road 31
City, State, Zip: Alva, FL 33920
Phone Number:
E-mail Address: Bayshorefarms93@gmail.com

B. Relationship of Applicant to owner (check one) and provide Affidavit of Authorization form:
Applicant is the sole owner of the property. [34-201(a)(1)a.1.] 

Applicant has been authorized by the owner(s) to represent them for this action. [34-202(a)(3)]

Application is County initiated.  Attach BOCC authorization.

C. Authorized Agent: (If different than applicant) Name of the person who is to receive all County-
initiated correspondence regarding this application.  [34-202(a)(4)]
1. Company Name: Sage Entitlements, LLC

Contact Person: Tina M. Ekblad, MPA, AICP
Address: 97 Nickajack N.
City, State, Zip: Santa Rosa Beach, FL 32459
Phone Number: 561-797-0288 Email: tekblad@sageentitlements.com

2. Additional Agent(s): Provide the names of other agents that the County may contact concerning
this application.   [34-202(a)(4)]

LEE COUNTY COMMUNITY DEVELOPMENT
PO BOX 398 (1500 MONROE STREET), FORT MYERS, FL 33902

PHONE (239) 533-8585
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PART 2
PROPERTY OWNERSHIP

 
A. Property owner(s):  If multiple owners (corporation, partnership, trust, association), provide a list

with owner interest.  [34-202(a)(2)]
 Name: Richard Stephen Singletary and Heidi Lynn Singletary
  Address: 18200 State Road 31
  City, State, Zip: Alva, FL 33920
  Phone Number:       Email: Bayshorefarms93@gmail.com
   
B. Disclosure of Interest  [34-202(a)(2)]:
  Attach Disclosure of Interest Form. 
   
C. Multiple parcels:

  Property owners list. [34-202(a)(8)]
  Property owners map. [34-202(a)(8)]
  
D. Certification of Title and Encumbrances [34-202(a)(7)]
 1. Title certification document, no greater than 90 days old. 
 2. Date property was acquired by present owner(s):  January 7, 2016

 
PART 3

PROPERTY INFORMATION
 
A. STRAP Number(s):  [Attach extra sheets if additional space is needed.] [34-203(a)(5)]
 18-43-26-00-00001.0060       
 
B. Street Address of Property: 18200 State Road 31
 
C. Legal Description (must submit) [34-202(a)(5)]:
  Legal description (metes and bounds) (8½"x11") and sealed sketch of the legal description. 
  OR
  Legal description (NO metes and bounds) if the property is located within a subdivision platted per

F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or Plat
Books. (Click here to see an example of a legal description with no metes and bounds.) 

  AND
 Boundary Survey [34-202(a)(6):
  A Boundary survey, tied to the state plane coordinate system.  
  OR
  Not required if the property is located within a subdivision platted per F.S. Chapter 177.
   
D. Surrounding property owners (within 500 feet of the perimeter of the subject parcel or portion thereof

that is subject of the request):
 1.  List of surrounding property owners. [34-202(a)(9)]
 2.  Map of surrounding property owners. [34-202(a)(9)]
 3.  One set of mailing labels. [34-202(a)(9)]
 Note: When the case is found complete/ sufficient, a new list and mailing labels must be submitted.
   
E. Current Zoning of Property: AG-2
   
  Provide a list of all Zoning Resolutions and Zoning Approvals applicable to the subject property.
   
F. Use(s) of Property:
 1. Current uses of property are: Single Family Residence
 2. Intended uses of property are: Commercial
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G. Future Land Use Classification (Lee Plan):
 Outlying Suburban 16.81 Acres 100 % of Total
                   Acres             % of Total
                   Acres             % of Total
   
H. Property Dimensions:
 1. Width (average if irregular parcel): ±580 Feet
 2. Depth (average if irregular parcel): ±1,288 Feet
 3. Total area: 16.81 Acres
 4. Frontage on road or street: 580 Feet on  State Road 31 Street
  2nd Frontage on road or street:       Feet on       Street
  
I. Planning Communities/Community Plan Area Requirements: If located in one of the following

planning communities/community plan areas, provide a meeting summary document of the required public
informational session. 

  Not Applicable
  Captiva Planning Community (Captiva Island). [33-1612(a)&(b); Lee Plan Policy 13.1.7]
  North (Upper) Captiva Community Plan area. [33-1711]
  Boca Grande Planning Community. [Lee Plan Policy 22.1.5]
  Caloosahatchee Shores Community Plan area. [33-1482(a)&(b); Lee Plan Policy 21.6.3]
  Page Park Community Plan area. [33-1203(a) & (b); Lee Plan Policy 27.11.2]
  Palm Beach Boulevard Community Plan area. [Lee Plan Policy 23.5.2]
  Buckingham Planning Community. [Lee Plan Policy 17.7.2]
  Pine Island Planning Community. [33-1004(a) & (b); Lee Plan Policy 14.7.1]
  Lehigh Acres Planning Community. [33-1401(a)&(b); Lee Plan Policy 32.12.2]
  North Fort Myers Planning Community. [33-1532(a)&(b)]
  North Olga Community Plan area. [33-1663(a)&(b)]
   
J. Waivers from Application Submission Requirements:  Attach waivers, if any, approved by the Director

of Zoning. [34-201(c)]
 

PART 4
TYPES OF LAND AREA ON PROPERTY

  
A. Gross Acres (total area within described parcel) 16.81 Acres
 1. Submerged land subject to tidal influence 0 Acres 
 2. a. Preserved freshwater wetlands 3.78 Acres   
  b. Impacted wetlands .35 Acres   
  c. Preserved saltwater wetlands N/A Acres   
  d. Total wetlands (A.2.a. plus A.2.b. plus A.2.c.)   4.13 Acres 
 3. R-O-W providing access to non-residential uses 1.20 Acres 
 4. Non-residential use areas (1) (2) 11.83 Acres 
     
B. Total area not eligible as gross residential acreage (Items A.1. + A.3. + A.4.). 16.81 Acres
     
C. Gross residential acres. (A minus B) (3) 0 Acres
     
D. Gross residential acres (by Land Use Category)  
 1. a. Intensive Development – upland       Acres 
  b. Intensive Development – preserved freshwater wetlands       Acres 
  c. Intensive Development – impacted wetlands       Acres 
 2. a. Central Urban – upland       Acres 
  b. Central Urban – preserved freshwater wetlands       Acres 
  c. Central Urban – impacted wetlands       Acres 
 3. a. Urban Community or Suburban – upland       Acres 
  b. Urban Community or Suburban – preserved freshwater wetlands       Acres 
  c. Urban Community or Suburban – impacted wetlands       Acres 
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 4. a. Suburban – upland       Acres 
  b. Suburban – preserved freshwater wetlands       Acres 
  c. Suburban – impacted wetlands       Acres 
 5. a. Outlying Suburban – upland       Acres 
  b. Outlying Suburban – preserved freshwater wetlands       Acres 
  c. Outlying Suburban – impacted wetlands       Acres 
 6. a. Sub-Outlying Suburban – upland       Acres 
  b. Sub-Outlying Suburban – preserved freshwater wetlands       Acres 
  c. Sub-Outlying Suburban – impacted wetlands       Acres 
 7. a. Rural, Outer Island, Rural Community Preserve – upland       Acres 
  b. Rural, Outer Island, Rural Community Preserve – wetlands       Acres 
 8. a. Open Lands – upland       Acres 
  b. Open Lands – wetlands       Acres 
 9. a. Resource – upland       Acres 
  b. Resource – wetlands       Acres 
 10. a. Wetlands        Acres 
 11. a. New Community – upland       Acres 
  b. New Community – wetlands       Acres 
 12. a. University Community – upland       Acres 
  b. University Community – wetlands       Acres 
 13. a. Coastal Rural – upland       Acres 
  b. Coastal Rural – wetlands       Acres 
      
   TOTAL (should equal “C” above) N/A Acres 
Notes:    
(1) Lands for commercial, office, industrial uses, natural water bodies, and other non-residential uses must not be

included except within the Mixed Use Overlay {see Note (2) below}.
(2) Within the Mixed Use Overlay, lands for commercial, office, industrial uses, natural water bodies, and other non-

residential uses may be included in density calculations {see Lee Plan Objective 4.3}.
(3) Lands to be used for residential uses including land within the development proposed to be used for streets & street

rights of way, utility rights-of-way, public & private parks, recreation & open space, schools, community centers, &
facilities such as police, fire & emergency services, sewage & water, drainage, and existing man-made waterbodies.

PART 5
RESIDENTIAL DEVELOPMENT - PRELIMINARY DENSITY CALCULATIONS

  
i. Complete only if living units are proposed in a Future Land Use Category.
ii. If more than one classification, calculations for each classification must be submitted. Attach extra sheets

as necessary. 
iii. If wetlands are located on the property, density calculations are considered preliminary pending a

wetlands jurisdictional determination.
 
A. Future Land Use Category:   
   Lee Plan Table 1(a) 
 1. Standard Units Max. standard density Units
  a. Total upland acres (from Part 4, D.)       x       equals      
  b. Total preserved freshwater wetlands acres (from Part

4, D.)       x       equals      
  c. Total impacted wetlands acres (from Part 4, D.)       x       equals      

  d. Total Allowed Standard Units (1)  N/A
     
 2. Bonus Units [2-143] 
  a. Site-built Affordable Housing      
  b. Transferrable Dwelling Units      

  c. Sub-total       
    
 3. Total Permitted Units (1) N/A
Note:  
(1) Subject to revision if wetlands jurisdictional determination indicates a different acreage of wetlands.
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PART 6
COMMERCIAL, INDUSTRIAL, MINING, ASSISTED LIVING FACILITIES, HOTELS & MOTELS

PRELIMINARY INTENSITY CALCUATIONS

A. Commercial   Height 
 Total Floor Area

(Square Feet)
 1. Medical               
 2. General Office               
 3. Retail          110,000 SF
 4. Other:  Mini-warehouse          100,000 SF
 5. TOTAL FLOOR AREA     210,000 SF
       
 
B. 

 
Industrial 

   
Height 

 Total Floor Area
(Square Feet)

 1. Under Roof               
 2. Not Under Roof               
 3. TOTAL FLOOR AREA     N/A
       
C. Mining   Depth  Total Acres
 1. Area to be excavated          N/A
      
D. Assisted Living Facilities   Height  Total Beds/Units
 1. Dependent Living Units               
 2. Independent Living Units               
 3. TOTAL BEDS/UNITS     N/A
       
E. Hotels/Motels (Room Size)   Height  Total Rental Units
 1. < 425 sq. ft.               
 2. 426-725 sq. ft.               
 3. 725 < sq. ft.               
 4. TOTAL UNITS     N/A

 
PART 7

ACTION REQUESTED
  
A. Request Statement:  Provide a single narrative explaining the nature of the request and how the property

qualifies for the rezoning to a planned development. This narrative should include how the proposed
development complies with the Lee Plan, the Land Development Code, and the applicable findings/review
criteria set forth in LDC section 34-145(d)(4). This narrative may be utilized by the Board of County
Commissioners, Hearing Examiner and staff in establishing a factual basis for the granting or denial of the
rezoning.  [34-373(a)(5)]

  
B. Traffic Impact Statement. A traffic impact statement in a format and to the degree of detail required by

the County and in conformance with the adopted Lee County Administrative Code. TIS is not required for
an existing development. [34-373(a)(7)]

  
C. Master Concept Plan:
 1. Master Concept Plan, Non-PRFPD: A graphic illustration (Master Concept Plan) of the proposed

development, showing and identifying the information required by LCLDC Section 34-373(a)(6)a.
Copies of the Master Concept Plan must be provided in two sizes, 24”x36” and 11”x17”, and must be
clearly legible and drawn at a scale sufficient to adequately show and identify the required
information. In addition to the Master Concept Plan, an open space design plan delineating the
indigenous preserves and/or native tree preservation areas as required by LDC Section 10-415(b)
must be submitted.  [34-373(a)(6)]

 2. Schedule of Uses:  A schedule of uses keyed to the Master Concept Plan as well as a summary for
the entire property including the information required by LCLDC Section 34-373(a)(8)]. [34-373(a)(8)]
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 3. Schedule of Deviations and Written Justification:  A schedule of deviations and a written
justification for each deviation requested as part of the Master Concept Plan accompanied by
documentation including sample detail drawings illustrating how each deviation would enhance the
achievement of the objectives of the planned development and will not cause a detriment to public
interests. The location of each requested deviation must be located/shown on the Master Concept
Plan. [34-373(a)(9)]

  
D. Bonus Density: [34-202(a)(11)]
  Not Applicable
  Bonus Density will be used. Provide the number of Bonus Density units being requested and a

narrative of how the request meets the requirements of LDC Section 2-146.
 

PART 8
ENVIRONMENTAL REQUIREMENTS

  
A. Topography: Describe the range of surface elevations of the property. Attach a county topographic map

(if available) or a USGS quadrangle map showing the subject property. [34-373(a)(4)b.iv.]
 The Property has little elevation change. Lee County data demonstrates the portion of the parcel

fronting SR 31 has an elevation of 4 to 2.5 feet and the rear 1.5 to .8 feet.
  
B. Sensitive Lands:  Identify any environmentally sensitive lands, including, but not limited to, wetlands (as

defined in the LEE Plan Section XII), flowways, creek beds, sand dunes, other unique land forms [see
LEE Plan Policy 77.1.1 (2)] or listed species occupied habitat [see LCLDC Section 10-473(f)].

 See attached Environmental Assessment
  
C. Preservation/Conservation of Natural Features:  Describe how the lands listed in PART 6.B. above will

be protected by the completed project:
 See attached Environmental Assessment, Project Narrative and Master Concept Plan
  
D. Shoreline Stabilization:  If the project is located adjacent to navigable natural waters, describe the

method of shoreline stabilization, if any, being proposed:
 N/A
  
E. Soils Map:  Attach maps drawn at the same scale as the Master Concept Plan marked or overprinted to

show the soils classified in accordance with the USDA/SCS System. [34-373(a)(4)b.i.]
  
F. FLUCCS Map: A Florida Land Use, Cover and Classification System (FLUCCS) map, at the same scale

as the Master Concept Plan, prepared by an environmental consultant.  The FLUCCS map must clearly
delineate any Federal and State jurisdictional wetlands and other surface waters, including the total
acreage of Federal and State wetlands. [34-373(a)(4)c.]

  
G. Rare & Unique Upland Habitat Map: Maps drawn at the same scale as the Master Concept Plan marked

or overprinted to show significant areas of rare and unique upland habitat as defined in the LEE Plan
Section XII. [34-373(a)(4)b.iii.]

  
H. Existing and Historic Flow-Ways Map: Map(s) drawn at the same scale as the master concept plan

marked or overprinted to show existing and historic flow-ways. [34-373(a)(4)b.v.]
 

PART 9
SANITARY SEWER & POTABLE WATER FACILITIES

  
A. Special Effluent: If the discharge of any special effluent is anticipated, please specify what it is and what

strategies will be used to deal with its' special characteristics:
 N/A
  
B. Private On-Site Facilities: If a private on-site wastewater treatment and disposal facility is proposed,

please provide a  detailed description of the system including:
 1. Method and degree of treatment:
  N/A
 2. Quality of the effluent:
  N/A
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 3. Expected life of the facility:
  N/A
   
 4. Who will operate and maintain the internal collection and treatment facilities:
  N/A
   
 5. Receiving bodies or other means of effluent disposal:
  N/A
   
C. Spray Irrigation: If spray irrigation will be used, specify:
 1. The location and approximate area of the spray fields:
  N/A
   
 2. Current water table conditions:
  N/A
   
 3. Proposed rate of application:
  N/A
   
 4. Back-up system capacity:
  N/A

PART 10
ADDITIONAL REQUIREMENTS

 
A. Major Planned Developments:
 1. Surface Water Management Plan. A written description of the surface water management plan as

required by LCLDC Section 34-373(b)(1). [34-373(b)(1)]
 2. Phasing Program. If the development is to be constructed in phases or if the Traffic Impact

Statement utilized phasing, then a description of the phasing program must be submitted. [34-
373(b)(3)]

 3. Protected Species Survey. A protected species survey is required for large developments (as
defined in LCLDC Section 10-1) as specified in LCLDC Section 10-473. [34-373(b)(2)]

   
B. Amendments to Built Planned Developments:  The consent of the owners of the remainder of the

original planned development is not required, but these owners must be given notice of the application and
other proceedings as if they were owners of property abutting the subject property regardless of their
actual proximity to the subject property. Attach proof of notice to other property. [34-373(c)]

   
C. Development of Regional Impact:  Binding letter of interpretation from DCA or a complete and sufficient

ADA. (See also Application for Public Hearing for DRI Form.) [34-373(d)(9)]
   
D. Private Recreational Facility Planned Developments (PRFPDs):
 1. Master Concept Plan, PRFPD. Master Concept Plan showing and identifying information required

by LDC Section 34-941(g)(1). Copies of the Master Concept Plan must be provided in two sizes,
24”x36” and 11”x17”, and must be clearly legible and drawn at a scale sufficient to adequately show
and identify the required information. [34-941(g)(1)]

 2. Conceptual Surface Water Management Plan. A Conceptual Surface Water Management Plan
must be submitted. The plan must be viable and take into consideration any natural flowway
corridors, cypress heads, natural lakes, and the restoration of impacted natural flowway corridors.
[34-941(d)(3)b.i.1)]

 3. Well Drawdown Information. If within an area identified as an anticipated drawdown area for
existing or future well development, demonstration of compliance with LCLDC Section 34-941(d)(3)d.i
& ii. must be provided. [34-941(d)(3)d.]

 4. Preliminary Indigenous Restoration Plan. A Preliminary Indigenous Restoration Plan must be
provided if on-site indigenous restoration is being used to meet the indigenous native plant
community preservation requirement. [34-941(e)(5)f.iii.]
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 5. Environmental Assessment. An Environmental Assessment must be provided which includes, at a
minimum, an analysis of the environment, historical and natural resources. [34-941(g)(2)]

 6. Demonstration of Compatibility.  Written statements concerning how the applicant will assure the
compatibility of the proposed development with nearby land uses (by addressing such things as
noise, odor, lighting and visual impacts), and the adequate provision of drainage, fire and safety,
transportation, sewage disposal and solid waste disposal must be provided. [34-941(g)(4)]

  
E. Potable Water & Central Sewer. Will the project be connected to potable water and central sewer as part

of any development of the property?
  YES (Provide a letter from the appropriate Utility to which the connection(s) are proposed confirming

availability of service.) [34-202(a)(10)]
  NO (Provide a narrative explaining why the connection is not planned and how the water and sewer

needs of the project will be met.)  [34-202(a)(10)]
  
F. Existing Agricultural Use:  If the property owner intends to continue an existing agricultural use on the

property subsequent to the zoning approval, an Existing Agricultural Use Affidavit must be provided.
Entitle as “Existing Agricultural Uses at Time of Zoning Application.”  [34-202(a)(12)]

  
G. Flood Hazard: 
  Not applicable
  The property is within an Area of Special Flood Hazard as indicated in the Flood Insurance Rate

Maps (FIRM)s.
  The minimum elevation required for the first habitable floor is                          NAVD (MSL)
   
H. Excavations/Blasting: 
  No blasting will be used in the excavation of lakes or other site elements.
  If blasting is proposed, provide Information Regarding Proposed Blasting (including soil borings, a

map indicating the location of the proposed blasting, and other required information).  
   
I. Hazardous Materials Emergency Plan for Port Facilities: [12-110(a)(16)]
  Not Applicable
  Provide a Hazardous materials emergency plan. 
   
J. Mobile Home Park: [34-174(h)]
  Not Applicable
  Request includes rezoning of a Mobile Home Park. Provide facts related to the relocation of

dislocated owners that meets the requirements of F.S. § 723.083 (1995).  
  
K. Airport Zones & Lee County Port Authority (LCPA) Requirements:
  Not Applicable
  Property is located within                                                                 Airport Noise Zone: [34-1104]
  Property is located within Airport Runway Protection Zone. Indicate which Zone below. [34-1105]
  Property is located within Airport Residential and Educational Protection Zone: [34-1106]
  Property is located in an Airport Obstruction Notification Zone and subject to LCPA regulations. [34-

1107]
  A Tall Structures Permit is required. [34-1108]
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PART 5
SUBMITTAL REQUIREMENT CHECKLIST

Clearly label your attachments as noted in bold below

Copies
Required

 SUBMITTAL ITEMS

3  Completed application for Public Hearing   [34-202(a)(1)]

1  Filing Fee - [34-201(d)]

1  Bonus Density Filing Fee - (if applicable) [34-202(a)(11)]

3  Affidavit of Authorization (notarized) Form   [34-202(a)(3)]

3  Additional Agents [34-202(a)(4)]

3  Multiple Owners List (if applicable) [34-202(a)(2)]

3  Disclosure of Interest Form (multiple owners)    [34-202(a)(2)]

3  Legal description (must submit) [34-202(a)(5)]

   Legal description (metes and bounds) and sealed sketch of legal description

   OR

   
Legal description (NO metes and bounds) if the property is located within a subdivision platted
per F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or
Plat Books. (Click here to see an example of a legal description with no metes and bounds.)

3  Boundary Survey – not required if platted lot (2 originals required) [34-202(a)(6)]

3  Property Owners list (if applicable)   [34-202(a)(8)]

3  Property Owners map (if applicable)   [34-202(a)(8)]

3  Confirmation of Ownership/Title Certification   [34-202(a)(7)]

3  STRAP Numbers (if additional sheet is required)   [34-202(a)(5)]

1  List of Surrounding Property Owners    [34-202(a)(9)]

1  Map of Surrounding Property Owners   [34-202(a)(9)]

1  Mailing labels  [34-202(a)(9)]

3  List of Zoning Resolutions and Approvals

3  Summary of Public Informational Session (if applicable)

3  Waivers from Application Submission Requirements (if applicable) [34-201(c)]

3  Preliminary Density Calculations (if applicable)

3  Request Statement [34-373(a)(5)]

3  Traffic Impact Statement (TIS) (not required for existing development) [34-373(a)(7)]

3  Master Concept Plan (MCP), Non-PRFPD  [34-373(a)(6)]

3  Schedule of Uses [34-373(a)(8)]

3  Schedule of Deviations and Written Justification [34-373(a)(9)]

3  Topography (if available) [34-373(a)(4)b.iv.]

3  Soils Map [34-373(a)(4)b.9.]

3  FLUCCS Map  [34-373(a)(4)c.]

3  Rare & Unique Upland Habitat Map [34-373(a)(4)b.iii.]

3  Existing and Historic Flow-Ways Map [34-373(a)(4)b.v.]

3  Surface Water Management Plan (if applicable) [34-373(b)(1)]

3  Phasing Program (if applicable)  [34-373(b)(3)]

3  Protected Species Survey (if applicable) [34-373(b)(2)]

3  Proof of Notice (if applicable) [34-373(c)]

DCI2024-00043  Lee County ePlan

http://leegov.com/dcd/Documents/Zoning/Apps/AffidavitofAuthorization.pdf
http://leegov.com/dcd/Documents/Zoning/Apps/AdditionalAgents.pdf
http://leegov.com/dcd/Documents/Zoning/Apps/DisclosureofInterest.pdf
http://leegov.com/dcd/documents/zoning/apps/Example_Legal.pdf


Web/PD (05/2021) Page 10

3  Binding Letter from DCA (if applicable) [34-373(d)(9)]

3  Master Concept Plan (MCP), PRFPD  (if applicable) [34-941(g)(1)]

3  Conceptual Surface Water Management Plan (if applicable) [34-941(d)(3)b.i.1)]

3  Well Drawdown Information (if applicable) [34-941(d)(3)d.]

3  Preliminary Indigenous Restoration Plan (if applicable) [34-941(e)(5)f.iii.]

3  Environmental Assessment (if applicable) [34-941(g)(2)]

3  Demonstration of Compatibility (if applicable) [34-941(g)(4)]

3  
Potable Water & Sanitary Sewer. Letter from the appropriate utility entity indicating the utility entity
or explanation of how water and sewer needs will be met if connection will not be made.  [34-
202(a)(10)]

3  Existing Agricultural Use Affidavit (if applicable) [34-202(a)(12)]

3  Information Regarding Proposed Blasting (if applicable).

3  Hazardous Materials Emergency Plan (if applicable)

3  Mobile Home Park Dislocated Owners Information (if applicable)  [34-202(b)(4)]

3  Tall Structures Permit (if applicable) [34-1108]
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Tina M. Ekblad, MPA, AICP

(561) 797-0288

tekblad@sageentitlements.com

March 20, 2025

Via Electronic Delivery

Mr. Adam Mendez

Principal Planner

Department of Community Development

1500 Monroe Street

Fort Myers, FL 33901

 

Re: Insufficiency Response – DCI2024-00043 Singletary CPD 

Dear Mr. Mendez,

 

The purpose of this letter is to provide a response to the Lee County Department of

Community Development’s review comments dated December 11, 2024, for the above referenced

Planned Development Application. Since the initial submittal of the requested CPD, the applicant

has revised the Master Concept Plan to incorporate additional compensatory storage and proposes

to create wetland habitat adjacent to the natural waterway to exceed the required buffer standard.

Other notes and corrections have been incorporated as outlined in the responses below.

Additionally, the two required community meetings were held with minimal attendance.

We believe that the responses below and revised application materials address the

comments appropriately. It is understood that a site visit needs to be conducted. Please note the

property subject to the application is a personal residence and we respectfully request site visits

be coordinated with the property owner or agent in advance. We appreciate the coordination and

assistance from Staff over the past few months related to this application and welcome additional

calls and emails that will help us address all the comments in an efficient manner.

 

 Zoning 

1. Utility Availability. Staff is in receipt of the letter of availability provided, which indicates

the property is not located in the LCU potable water franchise area. The letter further

specifies the project will consist of “two commercial units.” Please request a revised letter

from Lee County Utilities indicating the subject property is within the potable water

franchise service area (consistent with Lee Plan Map 4-A) and to specify the proposed

intensity parameters, 110k office/retail and 100k mini-warehouse, in lieu of two

commercial units.

Response: Please see the attached revised Letter of Availability.

 

2. Maps of Existing Conditions. LDC Section 34-373(a)(4)b. requires maps, drawn at the same

scale as the master concept plan, marked or overprinted to show the nature and location of

any known or recorded historical or archaeological sites as listed on the Florida Master Site

File or the Lee County Historical Site Survey, and the location of any part of the property
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that is located within level 1 or level 2 zones of archaeological sensitivity pursuant to

chapter 22. See the Lee County Graphic Information System (GIS) Data Explorer,

Archaeological Sensitivity sublayer under Planning. Please provide a copy for the

application file.

Response: Please see the attached Archaeological Sensitivity Map demonstrating the

property is within a Level 2 zones of sensitivity.

 

3. Master Concept Plan. The Master Concept Plan (MCP) should identify the following

minimum information pursuant to LDC Section 34-373(a)(6):

 

a. The general location of service areas for delivery of goods or services must be shown for

all developments that are not residential subdivisions.

Response: The applicant notes this comment. Text has been added to the MCP that all

the design and location of service and delivery areas must be provided with the

Development Order application. Due to the conceptual nature of the Master Concept

Plan and the variety of commercial uses proposed, it is not feasible to accurately locate

service areas at this time.

 

b. The location and explanation of all existing easements, whether or not those easements

are recorded. If an easement is based upon a recorded document, the official records book

reference must be stated. Power poles extending onto adjacent property are depicted within

the north boundary of the subject property according to the Boundary Survey provided.

Please confirm the power poles are not encumbered in a utility easement, or revise the

Boundary Survey and Master Concept Plan to depict any existing easement. 

Response: Please see the revised Boundary Survey and Master Concept Plan.

 

4.  Schedule of Uses/Development Summary.

A. LDC Section 34-373(a)(8) requires a maximum number of beds associated to the

following proposed uses: Health Care Facilities, Groups I & II and Social Services,

Group III.

B. Bus Station/Depot: How does this use fit within the requested development intensity

parameters? Also, see Planning Comment #3 below.

C. Essential Services Group II: The use activity group includes several types of facilities,

please specify intended uses and parameters.

Response: These uses have been eliminated from the attached revised schedule of uses.

 

5.  Deviations. See the Development Services Comment #2 and Transportation Comment #1

below.

Response: A deviation has been added to permit a single ingress/egress to SR 31.

 

Development Services 

6.  LDC Section 34-373(a)(6)b. requires the Master Concept Plan (MCP) to depict the general

location of all proposed internal street rights-of-way or easements and the general location

of all points of vehicular ingress and egress from the proposed internal rights-of-way or
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easements into multiple-family, commercial, or industrial use lots. Please revise the MCP

to depict all points of vehicular ingress and egress from internal tracts/lots.

Response: Conceptual access to each internal tract has been identified on the MCP

with a note that adjustments can be made at the time of Development Order.

 

7.  More Than One Means of Ingress/Egress. Pursuant to LDC Section 10-291(3), commercial

or industrial development of more than ten (10) acres must provide more than one means

of ingress or egress for the development unless a deviation is granted through this public

hearing process.

Response: The Property fronts SR 31, as a result all future driveways are required to

be permitted through the Florida Department of Transportation. It is unlikely, FDOT

will permit two access points for the Property. A deviation has been added to the

Master Concept Plan and incorporated into the attached revised Schedule of

Deviations.

 

8. Are the proposed "Tracts" on the Master Concept Plan intended to be subdivided lots? LDC

Section 34-373(a)(6)c. requires the MCP to indicate the general location, configuration, and

approximate dimensions of the lots or parcels (including subdivided parcels and

outparcels). The proposed use of the lots or parcels must be keyed to the list of proposed

uses submitted with the application.

Response: A Schedule of Uses with Property Development Regulations for minimum

lot size was included in the application materials and was appropriately keyed to both

Master Concept Plans. Additionally, the Master Concept Plan provides dimensions for

each proposed tract, which can be developed with any of the uses listed in the

Schedule if this CPD is approved and after Development Order review. Revised copies

of both are provided for reference.

 

9. Courtesy Comment: LDC Section 10-256(b)(2) requires sidewalks on both sides of all

internal streets for new non-residential developments, which must extend from

intersection to intersection.

Response: The applicant notes this comment.

 

Environmental 

10. The request to deviate from landscaping standards along the southerly property line does

not demonstrate how the proposed alternate standard adequately buffers abutting and

adjacent residential uses (across the off-site private easement strip) from commercial

activity on proposed abutting tract. Please provide further justification that demonstrates

how the proposal is consistent with the general intent of the landscape buffer standard.

Staff notes that the current deviation request language is aimed at the southerly boundary,

however, the proposed MCPs depict the same deviation marker along the northern

boundary line, where the project interfaces with the residential/preservation areas of the

abutting planned development approval.
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Staff recommends a meeting to discuss the landscaping deviation strategy moving forward

for these areas, as well as areas where the MCPs indicate the proposed onsite preserve

exceeds minimum buffer requirements.

Response: Pursuant to the meeting with Lee County Staff on January 6, 2025, the

Master Concept Plan and Schedule of Deviations has been revised to address the

required buffers.

 

A deviation continues to be requested for the southerly property boundary to permit a

Type D instead of Type F buffer. Ultimately, this request will eliminate the required

wall of a Type F buffer and permit the hedge row to be maintained at a lower height.

The existing residential south of the drainage easement aligns with the proposed

indigenous preservation and will not be negatively impacted by the request.

11. Please provide a separate open space exhibit and chart to demonstrate open space is 30

percent of the total acreage of the entire site.

Response: Please see the attached revised Master Concept Plan, the second sheet

provides the details related to Open Space requirements.

12. Pursuant to 33-1674 (4), every effort must be made to preserve Heritage Trees. Based on the

provided environmental report, Heritage Trees might be found on site. Identify on the MCP

those trees which meet the Heritage Tree definition.

Response: The applicant notes this comment. Due to the conclusions of the

Environmental Report and the acknowledgement that “Heritage Trees might be found

on site” the applicant respectfully requests that a condition requiring a tree survey for

Heritage Trees be included to incorporate this requirement into the Development

Order submittal. Draft language for such a condition is provided below for

consideration.

 

Prior to Development Order approval, if found on-site, an effort will be made to

preserve existing native heritage trees with at least a 20-inch caliper DBH. Preserved

heritage trees may be counted at a 5:1 ratio towards the general tree requirement. If

a heritage tree must be removed then a replacement native canopy tree with a

minimum 20-foot height must be planted within an appropriate open space area. The

replacement tree can only be counted at a 1:1 ratio towards meeting the general tree

requirement.

13. The site is in the Coastal High Hazard Area. Pursuant to Lee Plan Policy 101.1.1,

demonstrate how the proposed rezone is compatible with the natural systems, such as

water retention and purification, wildlife habitat, primary productivity, and defense against

coastal flooding.

Response: Please see the attached, revised Project Narrative.

The proposed site plan incorporates a minor impact to a .35 acre isolated wetland that

is more than 75% infested with exotics and not utilized by listed species.

Compensatory storage for the proposed impact within the CHHA is proposed and

demonstrated on the MCP for .65 acres adjacent to the existing indigenous wetlands in
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the northeastern portion of the property. Draft language for a condition ensuring the

appropriate compensatory storage is provided as part of the Development Order is

provided below for consideration.

Developer must depict the wetland creation area on development order plans and

provide calculations that quantify the wetland’s flood storage volume.

14. Staff identified a natural waterway on site that drains east to owl creek. Pursuant to LDC

Sec. 10-416 (d) (9), development abutting a natural waterway must have a 50-foot-wide

vegetative buffer.

Response: The approximate area of the natural waterway has been identified on the

Master Concept Plan. The waterway is entirely within the proposed compensatory

storage and wetland preserve area, therefore the required 50 ft buffer will be provided

by the existing vegetation and proposed .35 acres of wetland creation associated with

the compensatory storage.

15. The FLUCCS identified wetlands. Pursuant to Lee Plan Policy 101.3.2 and Objective 1.5,

provide a jurisdictional 62-340 F.A.C., wetland delineation to either show work is restricted

to uplands, or to provide an executed Environmental Resource Permit that mitigates

impacts to wetlands.

Response: The proposed Master Concept Plan includes an impact to .35 acres of low

quality, highly exotic infested wetland. Due to the wetland being less than a ½ acre in

size and not utilized by listed species, no wetland mitigation is required or proposed.

By impacting this exotic wetland the eastern 2.87 acres of indigenous wetland habitat

and .91 acres on non-indigenous habitat will be restored. Compensating storage for

the .35 acres of impact will be provided within the CHHA immediately adjacent to the

proposed preservation area and is approximately .65 acres in size.

16.  Lee Plan Policy 60.4.1 encourages new developments to design their surface water

management systems with filtration marshes, grassed swales, and enlarged littoral zones.

Lee Plan Policy 60.4.2 encourages incorporating existing wetlands into the stormwater

design. Lee Plan Policy 60.4.3 encourages the preservation of existing natural flow-ways,

and the restoration of historic flow-ways. Provide an analysis of the aforementioned

policies to demonstrate compliance or revise.

Response: Please see the attached revised Project Narrative.

17. Indigenous plant communities are defined in LDC 10-1 and further described in LDC 10-701.

The submitted environmental report did not provide the exotic descriptor values, and

several plants included in the vegetation communities are exotic invasive species. Since the

development is greater than five acres in size, abuts an arterial or collector road, and has

existing native trees within 50-feet of the right-of-way. If a site inspection from staff

confirms the site does not contain indigenous plant communities, then the project will be

subject to conformance with LDC Section 10-415(b)b.4.

Response: Please see the attached revised FLUCCS maps that include exotic descriptor

values.
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Planning 

18. Discussion of Cary+Duke+Povia in the analysis of surrounding properties of the Project

Narrative incorrectly states that a concurrent FLU Map amendment was adopted in March

of 2024. The concurrent Map amendment adopted in March of 2024 was an amendment to

the Lee County Utilities Sewer Service Areas Map and Lee County Utilities Water Service

Areas Map. Revise this analysis accordingly.

Response: Please see the revised Project Narrative.

 

19. Page 7, Paragraph 3 of the Project Narrative describes the indigenous preserve acting as a

buffer to the single-family west of the property; however, the master concept plans show

the indigenous preserve on the east side of the development. Update this to clarify which

single-family development will be buffered by the indigenous preserve area.

Response: Please see the revised Project Narrative.

 

20. Please provide information of the two public information meetings which must be

conducted in accordance with Lee Plan Policy 27.1.8.

Response: The two required public meetings were held March 18th and 19th

respectively. Copies of the advertisements, sign in sheets, and meeting summary are

attached for review.

 

21. Please Provide justification for the inclusion of “Freight and Cargo Handling

Establishments”, “Processing and Warehousing”, “Storage, Open”, Transportation

services, Group IV, and “Warehouse” within the analysis of Lee Plan Policy 1.1.6 in the

Project Narrative. Include consideration of industrial uses not being permitted within the

Outlying Suburban future land use category.

Response: The application has updated the Schedule of Uses to eliminate the uses

described above, except Storage, Open and Warehouse. Both of these uses are

permitted within the Community Commercial and General Commercial zoning

districts, which are most similar to the requested CPD. Additionally, both uses have

supplemental regulations regarding screening and setbacks to ensure compatibility

and appropriate site design at the time of Development Order application.

 

Natural Resources 

22. Please provide a written description of the Surface Water Management Plan that complies

with LDC 34-373(b)(1).

Response: Please see the attached Surface Water Management Plan.

 

23. Please provide an analysis of Lee Plan policies 61.1.6, 61.3.2, 125.1.2, 125.1.4, 126.1.1, and

126.1.4.

Response: Please see the attached revised Project Narrative.
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Transportation

 

24. Staff opines that the applicant’s proposed Deviation #2 from LDC, Section 10-285, road

connection separation requirements is unnecessary as applied to access along SR 31, since

said access is solely subject to Florida Department of Transportation (FDOT) approval. Staff

has in the past interpreted LDC, Section 10-285, to specifically apply to non-state-

maintained roads and, thereby, defers to the FDOT to regulate proposed improvements

within state-maintained road right-of-way.

Response: The applicant has withdrawn this deviation.

 

25. The application requests for 210,000 square feet of commercial uses for the project, but the

TIS has 110,000 square feet of commercial uses and 100,000 square feet of indoor

warehouse uses which the trip generation is much lower than the commercial uses. The

applicant needs to change the uses in the application to consist with the uses in the TIS or

the TIS is revised.

Response: The applicant has modified the project summary on the application form

and notes the project narrative and TIS were previously consistent. The CPD request

remains for 110,000 SF of commercial and 100,000 SF of indoor warehouse.

 

26. The LUC 821 is used for the trip generation of commercial uses, however LUC 820 pass-by

is shown in the Table 4.

Response: Please see the transportation memo from TR Transportation attached.

 

27. Lee County Staff accepts the maximum pass-by rate is 30% for the LUC 821.

Response: Please see the transportation memo from TR Transportation attached.

 

28. Since the project's build-out year is 2027, the service volumes in the Table 1A shall be taken

from FDOT District 1 Level of Service Spreadsheet, not from FDOT's Multimodal Q/LOS

Handbook.

Response: Please see the transportation memo from TR Transportation attached.

 

29. The project traffic distributions on Figure 2 and Table 2A are not consistent. The Table 2A

shows 70% project's traffic (out bound) goes to south of the site, but the Figure 2 shows only

59% (298 of 509) going to south. Please make a correction.

Response: Please see the transportation memo from TR Transportation attached.

 

30. The intersection of SR 31/SR 78 is a T-intersection which is without west bound traffic. The

intersection LOS analysis shows WBL, WBT, EBT and NBR which does not exist.

Response: Please see the transportation memo from TR Transportation attached.
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Legal 

31. Please provide a legal description and sketch in accordance with the requirements of Lee

County LDC §34-202(a)(5): The Document submitted is missing a sketch to accompany the

description and is not signed and sealed by a Florida Licensed Surveyor.

Response: Please see the attached Legal Description.

 

32. Please provide a boundary survey of the subject property in accordance with the

requirements of Lee County LDC §34-202(a): The boundary survey must identify and depict

all easements affecting the subject property, whether recorded or unrecorded, and all other

physical encumbrances readily identified by a field inspection. No easements are shown on

the document provided.

Response: Please see the attached Boundary Survey.

 

33. Please provide a title certification for the property subject to zoning approval in accordance

with the requirements of Lee County LDC §34-202(a)(7): No form of title was submitted,

please ensure future certification of title and encumbrances submitted for the subject

property meets following in the aforementioned LDC subsection.

Response: Please see the attached Title Certification.

 

Utilities 

34. Please update the narrative to identify that the proposed project is not within LCU service

area.

Response: The narrative correctly indicates the Property is within the potable water

franchise service area (consistent with Lee Plan Map 4-A) and Ordinance 23-03. A

Letter of Availability from Lee County Utilities is attached confirming the service area.

 

Sincerely,

Tina M. Ekblad, MPA, AICP

Founder | Principal 
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Tina M. Ekblad, MPA, AICP

(561) 797-0288

tekblad@sageentitlements.com

Singletary 
Commercial Planned Development

Community Meetings Summary

 DCI2024-00043

ALVA Community Meeting – March 18, 2025 

At the Alva Community Center, Sage Entitlements, LLC hosted a Neighborhood Information

Meeting regarding DCI2024-00043 on March 18, 2025 at 5:30pm. The meeting started on time at

5:30pm with a single participant, Derek Felder, a member of the Lehigh Acres Architectural and

Zoning Review Board (“LA AZRB”). Mr. Felder is an interested member of the community and

desired an overall summary of the project. 

Tina Ekblad with Sage Entitlements provided an overall description of the CPD with the

requested 100,000 square feet of commercial and 110,000 square feet of indoor storage, a

summary of the site plan and revisions that had been made as a result of comments received from

staff since the initial submittal. Each deviation was presented and discussed with a large format

presentation board of the Master Concept Plan for reference. Mr. Felder asked several questions

regarding the widening of State Road 31. Ms. Ekblad explained that while easements had been

recorded the actual taking and agreement between the property owner and Florida Department of

Transportation had not been reached. To address this evolving situation, a second Master Concept

Plan has been prepared demonstrating the conceptual dimensions of the SR 31 widening and the

impact to the property, which would reduce the amount of development that could occur.

At approximately 5:50 Mr. Felder departed. Ms. Ekblad remained at the community center

until 6:10pm and no other participants arrived.

 

NORTH OLGA Community Meeting – March 19, 2025

 At the 31Produce/Cracker Shack, Sage Entitlements, LLC hosted a Neighborhood

Information Meeting regarding DCI2024-00043 on March 19, 2025 at 5:30pm. Tina Ekblad with Sage

Entitlements, LLC stayed on-site until 6pm, no participants attended the meeting.
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Package:
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Base amount:

69.60
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2.78

Cash/Check/ACH
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-0.00
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72.38
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Total payment:

72.38

As an incentive for customers, we provide a

discount off the total order cost equal to the

3.99% service fee if you pay with

Cash/Check/ACH.Pay by Cash/Check/ACH and

save! In no event are service fees refundable.

Payment Type:

amex

User ID:
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ACCOUNT INFORMATION
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Tina M. Ekblad, MPA, AICP

(561) 797-0288

tekblad@sageentitlements.com

Singletary
Commercial Planned Development

Project Narrative

The Singletary Commercial Planned Development (“CPD”) is a single parcel identified by

STRAP 18-43-26-00-00001.0060 (“Property”) fronting on State Road 31 (aka Babcock Ranch

Road) and within the Northeast Lee County planning district. The Property is approximately

±16.81 acres, located in the Outlying Suburban future land use (“FLU”) category and zoned

Agricultural (“AG-2”).

Figure 1. Subject Property

Background

The Property is located in an area of Lee County that is undergoing changing

development patterns. In 2023, approximately 38 acres fronting SR 31 (including the Property)

was amended from the Rural to Outlying Suburban FLU category and included in the Lee County

Utilities Service Area for central water service. Sanitary sewer service areas are within a half

mile of the property through Lee County Utilities (“LCU”) and Florida Governmental Utility

Authority (“FGUA”). Additionally, the Florida Department of Transportation (“FDOT”) has

identified a widening and improvement project for SR 31, which will increase the transportation

capacity of this SIS Facility.
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With the amendments to the FLU Map in the surrounding area, extension of the Lee County

Utilities Service area, expansion of SR 31 by FDOT and other available public services, the

character of the surrounding area is changing and becoming more suburban in nature. The

following approvals demonstrate the development anticipated to occur (or already occurring)

within the surrounding area.

 

Greenwell SR 31 is a 76.82-acre Mixed Use Planned Development (“MPD”) immediately north of

the Property approved for 122 dwelling units and 400,000 square feet of commercial uses by

Z-22-037A. The MPD is within the Outlying Suburban FLU category and enables agricultural

uses permitted at the time of zoning approval to remain on-site until the approval of a local

development order. While the zoning resolution approves these development maximums,

additional permits and approvals related to stormwater management, indigenous habitat

and the Coastal High Hazard Area are required prior to the commencement of construction.

 

The approved Master Concept Plan demonstrates a clustered development pattern around

interconnected roadways, stormwater management and open space. The southwest portion of

the property adjacent to SR 31 is identified for commercial development. The remaining portion

of the southern property boundary is identified for preservation of the existing wetland and

upland habitat. This design is similar to the conceptual layouts proposed for the Property and

provides physical separation and buffering to the adjacent estate single family property to the

east.

 

Owl Creek is a 342.68-acre Residential Planned Development (“RPD”) in the surrounding area

to the east of the Property approved for 380 dwelling units with accessory uses including a

multi-slip docking facility by Z-22-022. The RPD is within the Rural FLU and utilizes a density

bonus for the preservation and restoration of Rare and Unique Habitat. Additional permits

are required related to stormwater management, the Coastal High Hazard Area and

floodplain, and the multi-slip docking facility.

 

The approved Master Concept Plan demonstrates a clustered development pattern around

preserved and restored indigenous habitat and natural waterbodies. The MCP demonstrates

minimal development areas proximate to the eastern property boundary with the remaining of

the boundary adjacent to preserved habitat and natural waterbodies. Providing physical

separation and buffering from the adjacent estate single family to the proposed development.

 

Cary + Duke + Povia is a 788-acre Residential Planned Development (“RPD”) in the surrounding

area to the east of the Property that is approved Z-24-024 for 1,099 dwelling units with

accessory uses for a density of 1.39 dwelling units per acre. The rezoning case was recently

approved by the Board of County Commissioners. The concurrent map amendment

application for Lee County Utilities Water and Sewer Service Areas was approved in March

of 2024.

 

The proposed Master Concept Plan demonstrates a clustered development pattern into 3 ‘pods’

of one- and two-family dwelling units promoting environmental enhancements and open space

to support the development.

 

Babcock Ranch is a 4,157.2-acre Mixed Use Planned Development in the surrounding area to

the north of the Property, approved for 1,630 dwelling units, 1,170,000 square feet of

DCI2024-00043  Lee County ePlan



Project Narrative

Page | 3

commercial uses and 600 hotel rooms by Z-17-026. The RPD is within the New Community

FLU, permits agricultural uses to remain on-site until a Development Order phase is

approved, ensures Emergency Medical Services will be available to serve the project, and

requires additional permits related to stormwater management, indigenous habitat and

protected species.

Future Land Use

The Property is located within the Outlying Suburban FLU, which is defined by Policy

1.1.6 of the Lee Plan as a “peripheral location in relation to established urban areas…is rural in

nature or contains existing low-density development. Some of the requisite infrastructure

needed for high density development is planned or in place.” The permitted density range is 1 to

3 dwelling units per acre.

 

Consistent with the descriptor policy for this FLU category, the Property is in an area of

the County that is undergoing changing conditions from rural to more suburban development

and the necessary public services are or will be available to support future development.

Figure 2. Future Land Use

 

In addition to the Outlying Suburban FLU guiding the future development of the Property,

the vision of the Northeast Lee County and North Olga planning districts also provide guidance

for future development.

Property
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Northeast Lee County

Goal 27 and it’s implementing policies seek to “maintain, enhance and support the

heritage and rural character, natural resources, and agricultural lands” of the Alva and North

Olga communities. Objective 27.1 clarifies that rural character is “those characteristics that

convey a sense of rural lifestyle such as large lots or clustered development, ample views of

wooded areas, open spaces…and the protection of environmentally sensitive lands. The

Property is currently a single-family home and is proposed to be rezoned to support commercial

uses. The proposed conceptual plan promotes the protection of the existing wetlands at the rear

of the property and clusters the proposed commercial uses adjacent to SR 31. Open space will

be required to be provided on each of the lots established up to 10% in addition to the 30% open

space preserved through the proposed MCP. This design also promotes consistency with Policy

27.1.2 to conserve a large area of open land to promote compatibility with the adjacent single-

family use to the east.

 

North Olga

The North Olga community plan echos the Goals of Northeast Lee County with Policy

29.1.1 desiring to “protect the community’s rural aesthetic qualities, preserve the natural and

historic and support a diverse rural economy by promoting compact of clustered development

areas that maintain large, contiguous tracts of open space, while supporting commercial

agricultural businesses.” The Property is proposed to be rezoned to commercial due to the

frontage on SR 31 and the changing conditions of the area. However, the proposed conceptual

plan clusters the area for commercial development to the frontage of the Property and protects

the interconnect wetlands and uplands at the rear of the property which also promotes

compatibility with the adjacent single family estate lot consistent with Policies 29.1.1., 29.2.2.

and 29.7.2.

 

Objective 29.3 and it’s supporting policies govern commercial development and desire

non-residential development to “serve and support the rural community.” Implementing this

Objective, Policy 29.3.3 states that proposed “new commercial development will utilize a

consistent landscaping and architectural style for all buildings…and will comply with the

applicable design standards within the LDC, Chater 33 as part of the development review

process. The proposed Master Concept Plan incorporates many of the design requirements of

the LDC, Chapter 33 and agrees to conditions within the zoning resolution that ensure a unified

architectural theme and landscaping design at the time of Development Order submittal.

 

As part of the preservation of native habitats, Policy 29.7.3. requires planned

developments to consider the incorporation of “Firewise” principles. The proposed Property

Development Regulations include a 30-foot separation between any structures and any fire

dependent vegetated communities on-site.

 

Additionally, the proposed schedule of uses includes several uses that are consistent

with the surrounding agricultural activities and rural developments. For example, animal

clinics, bait and tackle shops, cultural facilities, farm equipment sales, storage, rental or

service, feed or fertilizer, mixing and sales, etc. While the proposed planned development does

seek a commercial designation, the site design clusters the potential development adjacent to

SR 31 and the list of available uses does enable commercial development supportive of the

surrounding agricultural and rural activities as well as the increased residential development

occurring in the surrounding area. Through an appropriate balance of future development with
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the desired vision of the North Olga community, the requested commercial planned

development is consistent with the Northeast Lee and North Olga community plans and Outlying

Suburban FLU category.

Project Request

The requested CPD seeks to redevelop the current residential estate into a commercial

subdivision for 110,000 square feet and 100,000 square feet of indoor mini-warehouse.

Figure 2. Subject Property and Surrounding Zoning

 

Properties within the Outlying Suburban FLU are anticipated to be at the periphery of

established urban areas and have the requisite infrastructure for high density development. The

requested CPD is consistent with this vision by supporting additional commercial development

in an area that has undergone a FLU Map amendment to a Future Suburban Area, seen

significant residential approvals over the past several years, and will have a major expansion to

the adjacent State Roadway in the upcoming years.

Of note to the rezoning requested is the initial intent of the GU and AG-2 zoning districts.

The GU zoning district was an interim zoning district to provide a placeholder until the property

was rezoned. Over time, the GU district was converted to the now AG-2 district1 which permits

residential, commercial and agricultural activities. As a result of the FLU amendment to Outlying

Suburban, the AG-2 zoning of the property has once again become a placeholder zoning district.

The request for a CPD rezoning permits a conceptual plan sensitive to the natural resources of

the property and adjacent existing and proposed uses as well as a schedule of uses supporting

1 As approved by the 1978 Zoning Ordinance per LDC 34-619.

Property
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of the community plan to be adopted and create alignment with the underlying Outlying

Suburban FLU.

The requested CPD incorporates 2 alternative design options for the Master Concept Plan

due to the potential SR 31 widening. As of the time of this application only conceptual designs

are available and the process to take the necessary land area for the widening project has not

begun.

Option 1 Demonstrates a developable area of 12.29 acres (535,352 square feet); which includes

tracts, ROW and lakes to support the requested intensity. An indigenous preserve of 4.52

acres is provided to exceed the requirements of the LDC. Smaller individual tracts have been

shown on the MCP; however, larger lots could be proposed at the time of Development Order

to support a larger structure and interconnectivity across the Property.

Option 22 Demonstrates a developable area of 7.82 acres (340,639 square feet); which includes

tracts, ROW and lakes to support commercial intensity. The 4.52-acre indigenous preserve

is maintained to continue to exceed the requirements of the LDC. The design plans presently

available from FDOT indicate that 2.83 acres may be necessary for the SR 31 ROW and the

.8 acres between Old State Road 31 and the proposed ROW is not of a geometry that support

development intensity.

The CPD application materials and supporting documentation have been prepared to

support Option 1 as this represents the maximum development scenario. It is understood that

due to the expected loss of approximately 36% of the Property on account of the FDOT taking(s),

the development intensity will need to be reduced by an amount that is the same or greater.

Comprehensive Plan Consistency

As established in Objectives 2.1 and 2.2, desired locations and timing for development

are those that promote infill, minimize energy and service costs and conserve land, water and

natural resources. The requested development accomplishes these goals by promoting

commercial uses in an area with increasing residential units and a development pattern that

preserves 4.5 acres of indigenous habitat. The necessary urban services are or will be in place

to support the desired development. Consistent with Standards 4.1.1 and 4.1.2 a Letter of

Availability has been obtained from Lee County Utilities confirming that potable water service

will be available to the Property. Reuse water lines are not available in the vicinity of the

Property, consistent with Policy 61.1.6 surface water will be prioritized for irrigation at the time

of Development Order. An environmental analysis has been completed and is submitted as part

of the Planned Development application consistent with Standard 4.1.4. The Applicant

acknowledges that an Environmental Resource Permit will be necessary from the South Florida

Water Management District prior to commencement of construction and anticipates the

rezoning would be conditioned accordingly.

2 Option 2 is only being proposed due to FDOT’s notice to the owner of an intent to condemn a portion of

the property via eminent domain.
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There are some residential properties within the area surrounding the Property.

However, the request to permit commercial on the Property does not represent commercial

encroachment that would destroy the character or integrity of the residential environment as

described in Policy 5.1.5. Adjacent to the Property’s eastern boundary is an existing single-

family residence, however this residence is located on several acres. Consistent with the

protections desired by Policy 5.1.5, the MCP proposes to preserve 4.5 acres of indigenous

habitat adjacent to the eastern boundary to promote appropriate separation and buffering from

the adjacent residence. The other existing residential uses occur west of SR 31 and obtain

access from Old Bayshore Road.

Additionally, SR 31 is a Strategic Intermodal System (“SIS”) roadway as designated by

the Florida Department of Transportation. SIS roadways are considered high-priority

transportation facilities that are the primary method for moving people and freight between

regions in Florida as well as other states.3 As a result, FDOT is currently in various stages of

improving SR 31 to increase capacity. The portion of SR 31 adjacent to the Property is

anticipated to be widened to accommodate 3 vehicular lanes of travel in each direction with a

landscaped median and other pedestrian and bicyclist improvements. As a result of FDOT’s

widening, future access to this roadway will require a permit from FDOT and will likely be

restricted to preserve the vehicular flow of the widened roadway. The SIS designation and

anticipated improvements, demonstrates individual residential driveways to SR 31 are not

appropriate and would not aid in maintaining traffic flow and capacity. The proposed

commercial development will utilize a single access point and align with the existing approved

commercial area within the MPD to the north. This MPD includes a condition for an

interconnection and the Applicant has provided a notation on the MCP for an interconnection,

which will permit vehicular traffic to access the two developments without traveling SR 31.

Commercial development is specifically addressed in the Lee Plan through Goal 6 and its

supporting objectives and policies. Consistent with Policy 6.1.1, the application materials

supporting this request include a traffic impact statement, master concept plan with

landscaping, buffers and detailed site planning, letter of availability for utilities, environmental

assessment, and analysis of compatibility and surrounding uses. The MCP demonstrates that

the locations for commercial development are clustered at the front of the Property adjacent to

SR 31 with an internal access road and availability for interconnection to the adjacent permitted

commercial to the north consistent with Policy 6.1.3. This design pattern ensures the proposed

commercial uses align with approved commercial uses in the MPD to the north and the existing

single family to the east is appropriately separated and buffered by the preservation of 4.5 acres

of indigenous preservation consistent with Policy 6.1.4. As described above, access to SR 31 will

be controlled by FDOT and development of individual residential lots with driveways to this

roadway is not appropriate given the SIS designation and priority of preserving capacity.

Adequate residential unit types exist within the area as estate lots and master planned

communities. As a result, the requested development is consistent with Policies 6.1.5, 6.1.7 and

6.1.9.

3 FDOT, 2023, Strategic Intermodal System Facility Designation.

https://www.fdot.gov/planning/systems/sis/guidance.shtm Accessed 9/27/204. 
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Goal 39 seeks to link transportation and land use decisions to achieve a multi-modal

transportation system. With the anticipated improvements to SR 31 there will be adequate

capacity to serve the proposed development consistent with Objective 39.2 and Policy 39.2.2.

The roadway cross-section provided by FDOT identifies that there will be 6 vehicular lanes and

a 12-foot share use path ensuring future residents of the surrounding area can utilize a vehicle

or walk and bike to destinations. It is anticipated that the 12-foot-wide multi-use path will

provide the necessary connection desired by the Pine Island-Hendry Trail consistent with Policy

77.3.7. While transit does not currently serve the area, the 2,132 residential units approved by

the surrounding planned developments with the existing development and anticipated future

approvals will establish the necessary foundation for mass transit to service the area in the

future.

The proposed MCP incorporates wet and dry detention for the future stormwater

management system and locates these areas proximate to the existing indigenous vegetation. A

future permit will be required from the South Florida Water Management District; however, it is

anticipated that the proposed stormwater management system will retain surface water on-site

to appropriate treat and control water discharge consistent with policies 60.1.1, 60.15, 60.4.2.,

61.3.1, 61.3.2, 61.3.11, and 61.3.12. The final design will be permitted through the South Florida

Water Management District consistent with their agency requirements and policy 60.4.1.

Through this proposed system, the development will not degrade surface and groundwater

quality consistent with Policies 125.1.2. and 125.1.4 Lee County Staff has identified a natural

waterbody crosses the northeast corner of the property. The proposed Master Concept Plans

retail this natural waterbody and the proposed indigenous preserve and created wetlands

provide the necessary buffer to ensure the future protection of this system as required by Policy

126.1.1. Incorpoating these natural features into the stormwater management system will

maintain levels of surface and groundwater consistent with Policy 126.1.4.

The Property is within the Coastal High Hazard Area (“CHHA”) and is required by Policy

101.1.1 to be compatible with natural systems for water retention, purification, wildlife habitat

and defense against coastal flooding. Policy 101.3.2 restricts development within the CHHA to

uplands except as needed for the provision of public facilities. Currently the Property has 4.13

acres of wetlands and the proposed MCP preserves 3.78 acres of wetlands. The .35 acres of

wetlands proposed for impact are an isolated and exotic infested wetland. Eliminating this area

permits the preservation of 2.87 acres of contiguous indigenous wetlands to the east. The

preservation of the on-site wetlands and natural waterway retains an interconnected natural

system for water retention, purification and defense against coastal flooding consistent with

Policies 101.1.1, 60.4.2 and 60.4.1. Compensatory storage is proposed along the northern

property boundary immediately adjacent to the preserved wetlands. The Master Concept Plan

also proposes .35 acres of wetland creation within the compensatory storage area and adjacent

to the natural waterway to replace the impacted wetland acreage. An Environmental Resource

Permit will be obtained permitting this impact as well as the associated mitigation. Lee County

has previously permitted development within the CHHA with the condition that an ERP be

acquired for associated wetland impacts as once filled the wetland becomes an upland and

development is consistent with Policy 103.2.
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Surrounding Land Uses

The Property is in an area of existing and anticipated approved development within Lee

County. Bounded by SR 31 along the western Property boundary, residential and vacant lands

exist along the remaining Propery boundaries.

 Future Land Use Zoning Current Use

North Outlying Suburban MPD Single Family Residential & Agricultural

South Outlying Suburban AG-2 Access to Single Family to east, Single

Family, vacant lands

East Rural AG-2 Single Family Residence

West Rural AG-2 SR 31, Single Family, vacant lands

Table 1. Surrounding Land Uses

North

To the North is a large parcel zoned MPD by Z-22-037A. Currently utilized as a single-

family home, the portion of the parcel adjacent to the southern property boundary has been

approved for commercial development fronting SR 31 and the rear/eastern portion for

indigenous preservation. The MCP for the requested CPD includes a similar development

pattern.

South

To the south is an approximately 90 foot wide “flag” portion of the parcel adjacent to the

Eastern Property boundary, however this area is not currently utilized for access as the parcel

also fronts Old Rodeo Drive.

Further south are existing parcels of varying sizes. The 8-acre parcel fronting SR 31 is

currently vacant. The remaining parcels to the east and fronting Old Rodeo Drive range from 1.4

to 3 acres and have existing single-family residences and agricultural uses. These parcels

generally align with the proposed preserved indigenous preservation on the MCP which provide

appropriate separation and buffering from the proposed development and adjacent uses.

These properties are also within the Sub-Outlying Suburban FLU category and with the

widening of SR 31 are anticipated to redevelop over time.

East

A single property is adjacent to the eastern Property boundary and is developed with a

single-family home. The existing residence is setback approximately 120 feet from the shared

boundary with the Property. The proposed MCP preserves the existing indigenous vegetation

adjacent to the eastern Property boundary to provide further separation and buffering to the

proposed commercial development. This property is within the Rural FLU category.

West
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To the west is SR 31, approximately 120-foot right-of-way. The proposed cross-section

from the PD&E study is anticipated to be a minimum of 170 feet wide.

Across SR 31 from the Property are existing single-family residences. The first property

is approximately 3 acres with a single-family residence and 2 additional structures providing

garage storage and a barn. The residence is setback from SR 31 approximately 135 feet. The

second property is approximately an acre with a mobile home setback from SR 31

approximately 110 feet. These properties are within the Rural FLU category.

Urban Services & Availability

The Property is in an area that has a full slate of urban services available to support the

existing and future development.

Utilities – The Property is within the service area for Lee County Utilities for potable water.

Sanitary sewer service areas for Lee County Utilities (LCU”) and Florida Government Utility

Authority (“FGUA”) exist within a half mile. Applications are currently in process by other

surrounding developments to extend infrastructure, which would pass the Property.

Public Safety – Lee County Emergency Services is the primary EMS transport for the Property

and can provide service from Bayshore Fire Station #131 or Alva Fire Station #181. Fire

protection services are provided by the Bayshore Fire Department. There is a single fire station

within the Bayshore District at the intersection of Nalle Road and Bayshore Road, approximately

3 miles from the Property.  Lee County Sherriff provides police protection to the Property from

Zone North 5.

Soid Waste – The Property is within the Lee County Solid Waste Franchise Area and is served

through Lee County’s franchised hauling contractor, WastePro. Disposal of waste from the

proposed development will occur through the Lee County Resource Recovery Facility and Lee-

Hendry Regional Landfill. 

Public Schools – The CPD does not request any residential uses and therefore will not impact

Lee County Schools.

Review Criteria

Land Development Code Section 34-145 establishes the review criteria for rezoning

requests. Before recommending approval of a rezoning request, the Hearing Examiner must find

the request:

a) Complies with the Lee Plan;

The requested CPD complies with the Lee Plan as demonstrated by the above narrative.

The Outlying Suburban FLU of the Property permits commercial development. The

proposed Schedule of Uses incorporates commercial uses that support the existing and

future surrounding agricultural uses as well as the anticipated residential development.

b) Meets the Land Development Code and other applicable County regulations or qualifies

for deviations;
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The requested CPD is consistent with the requirements of the LDC and other applicable

regulations. A deviation is requested to reduce the required perimeter buffer within the

commercial development area along the northern boundary. This area aligns with an

existing approved commercial development area on the adjacent property. The buffer

reduction will promote increased integration between the properties and the anticipated

commercial uses.

c) Is compatible with existing and planned uses in the surrounding area;

The proposed design of the Master Concept Plan associated with the CPD request

promotes compatibility with the surrounding area and the existing uses. The proposed

4.5 acres of preservation at the rear of the property provides adequate separation ad

buffering from the existing adjacent single-family residence. The proposed location of

commercial uses align with existing approved commercial development on the adjacent

parcel to the north.

d) Will provide access sufficient to support the proposed development intensity;

A single access point to SR 31 is proposed to maintain the existing capacity of the state

roadway. A deviation is requested to reduce the intersection separation by 50 feet to

allow the proposed driveway to align with an existing driveway across SR 31.

e) The expected impacts on transportation facilities will be addressed by existing County

regulations and conditions of approval;

 All of the roadway included in the analysis, except SR between SR 78 and SR 80 and S78

west of SR 31 are project to operate at or above the minimum adopted Level of Service in

2027 with and without the proposed development. SR 31 between SR 78 and SR 80 is

projected to operate at a poor Level of Service in 027 with the proposed development

traffic added to this roadway. FDOT is finalizing the PD&E study on SR 31 from SR 78 to

SR 80 to evaluate the future widening from the current two-lane undivided facility to a

six-lane divided facility. This improvement will address the projected SR 31 capacity

deficiency that was shown as part of the TIS analysis. Funding from FDOT is scheduled

for 2029 for the widening of SR 31 from SR 80 to SR 78, including a new bridge over the

Caloosahatchee River. Therefore, additional roadway capacity improvements will not be

warranted, and the expected impacts will be addressed.

f) Will not adversely affect environmentally critical or sensitive areas and natural

resources; and

The proposed development does not negatively impact natural resources. The proposed

.35 acre to be removed is isolated and will be mitigated consistent with the requirements

of an approved ERP permit.

g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban

category.

The Property is not located within a Future Urban category. However, Urban services will

be available to serve the proposed development.
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Planned Development rezoning requests must also have the following findings:

a) The proposed use or mix of uses is appropriate at the proposed location;

The schedule of uses includes a mix of commercial uses within a Suburban Future Area

and along an existing arterial roadway that is scheduled to be widening. The Outlying

Suburban FLU permits commercial uses and the necessary public services are available,

or will be, to support the proposed uses.

b) The recommended conditions provide sufficient safeguards to the public interest and are

reasonably related to the impacts on the public’s interest expected from the proposed

development; and

The applicant understands that conditions will be placed on the property regarding the

maximum development parameters, roadway access, wetland preservation, etc to

ensure the future development is consistent with this narrative and proposed Master

Concept Plan.

c) That each requested deviation:

1) Enhances the achievement of the objectives of the planned development; and

2) Preserves and promotes the general intent of this Code to protect the public health,

safety and welfare.

The proposed deviations enhance the planned development by promoting appropriate

buffering for the existing development conditions and access for the existing and future

conditions of SR 31.
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Singletary
Commercial Planned Development

Schedule of Deviations

The requested rezoning includes 2 Master Concept Plans, the first demonstrates the current

conditions of the Property and the second the conditions if the current design for the SR 31

widening were to be implemented. The below deviations are needed for both designs.

1. Deviation from LDC Section 10-329(d)(1)a.3. which requires a 50 foot excavation setback

from a private property line to allow 30 feet from a private property line

Justification: The proposed MPC incorporates a single stormwater management

lake to support the commercial development. At the northern and southern

property boundaries, the setback to the excavation is proposed to be reduced to 30

feet. Along the northern boundary, the adjacent property has preserved indigenous

habitat; therefore, there will be no negative impacts to the public health, safety and

welfare or adjacent development. Along the southern boundary, the adjacent

property is subject to a drainage easement; therefore, there will also be no negative

impacts to the public health, safety and welfare and adjacent development.

 

The land development code permits a reduction of the required 50 foot setback

administratively by the Director of Development Services up to 25 feet. This

deviation is requested for consideration by the Hearing Examiner and Board of

County Commissioners to implement the proposed design and eliminate the need

for an Administrative Amendment at a later date.

 

2. Deviation from LDC Section 10-291(3) which requires commercial development of more

than 10 acres to provide more than one point of ingress or egress for the development to

allow a single point of ingress/egress.

Justification: The Property has approximately 569 feet of frontage on SR 31. This

state roadway is part of the Strategic Intermodal System (“SIS”), which is the State’s

classification system for transportation capacity investments and primary focus for

implementing the Florida Transportation Plan (“FTP”). As an SIS Corridor, access

is restricted on SR 31 to prioritize the movement of people and goods. Initial

coordination with FDOT has indicated a second access to SR 31 will not be provided

to the Property.

 

No other deviations are requested related to the width or design of the roadway and

the Property is of adequate size to permit passenger, emergency and commercial

vehicles to enter the property, access the proposed commercial uses and exit
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consistent with the design standards of the LDC. Therefore, the safety of the public

health, safety and welfare will be maintained.

 

3. Deviation from LDC Section 10-416(d) which requires a Type C or F buffer from

Commercial adjacent to Single Family to allow a 15 foot Type D buffer along the southern

property boundary.

Justification: Immediately adjacent to the southern property boundary is a “flag” of

100 feet wide and 1285 feet long with a recorded drainage easement recorded at OR

Book 4024 and Page 2387 and supporting the existing single-family residence to the

east. Per LDC Section 10-416(d) a Type C or F Buffer are required between

commercial and residential uses. However, a Type C and Type D buffer are very

similar, with design variations relating to the maintenance of shrubs and a

screening wall. The requested Type D buffer does not require a screening wall

however, the double hedge row is permitted to be maintained at 36 inches.

 

Given the narrow 100 foot depth and length of the “flag” portion of the parcel

immediately adjacent to the Property and the existing drainage easement, it is

unlikely that a single-family residence would be constructed on this portion of the

lot in the future. As a result, the applicant is requesting the elimination of the

screening wall and the ability to install the double hedge row with maintenance of

the hedges at 36 inches – consistent with the Type D buffer standards.

 

The proposed buffer will continue to visually screen and separate the proposed

commercial uses from the “flag” portion of the property, enhancing the planned

development and maintaining the public health, safety and welfare. While there are

residential lots and existing residences, immediately south of the “flag” portion of

the lot, these align with the proposed indigenous preserve and stormwater

management area. Therefore, the existing residences will not be negatively

impacted by the alternative landscape buffer request.
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Schedule of Uses

Accessory Uses and Structures 

Administrative Offices

Agricultural Uses (existing as conditioned)

Animals: 

Clinic or Kennel

Control Center (including Humane Society) 

ATM (Automatic Teller Machine) 

Auto Parts Store

Automobile Repair and Service, All Groups 

Automobile Service Station

Bait and Tackle Shop

Banks and Financial Establishments: Groups I and II 

Bar or Cocktail Lounge

Boats:

Boat Parts Store 

Boat Rental

Boat Repair and Service 

Boat Sales

Boat Storage, Dry 

Broadcast Studio, Commercial Radio, and Television 

Building Material Sales

Business Services: Groups I and II 

Caretaker’s residence

Car Wash

Cleaning and Maintenance Services 

Clothing Stores, General

Clubs:

Commercial

Fraternal, Membership Organization 

Private

Communication Facilities, Wireless 

Consumption on Premises

Contractors and Builders, All Groups

Convenience Food and Beverage Store 

Cultural Facilities

Day Care Center, Child, Adult 

Department Store

Drive-Through Facility for any Permitted Use 

Drugstore, Pharmacy

EMS, Fire or Sheriff's Station 

Entrance Gates and Gatehouse 

Essential Services

Essential Service Facilities, Group I 
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Excavation: 

Water Retention

Farm Equipment, Sales, Storage, Rental or Service 

Feed or Fertilizer, Mixing and Sales

Fences, Walls 

Flea Market: Open & Indoor

Food Stores, Groups I, II

Funeral Home and Mortuary (Without Crematory) 

Gift and Souvenir Shop

Hardware Store

Health Care Facilities, Group III only

Hobby, Toy, and Game Shops 

Hospice

Household and Office Furnishings, All Groups 

Insurance Companies

Laundry or Dry Cleaning, Group I 

Lawn and Garden Supply Stores 

Medical Office

Non-store Retailers, All Groups 

Package Store

Paint, Glass, and Wallpaper 

Parking Lot:

  Accessory

Commercial 

Temporary

Personal Services, Groups I-IV 

Pet Services

Pet Shop 

Pharmacy

Place of Worship 

Plant Nursery 

Post Office

Printing and Publishing 

Real Estate Sales Office

Recreational Facilities, Commercial Groups I, Ill, IV

Religious Facilities

Rental Or Leasing Establishment, Groups I-IV 

Repair Shops, Groups I-V

Research and Development Laboratories, Groups I, II, & IV 

Restaurant, Fast Food

Restaurants Groups I-IV

Retail and Wholesale Sales, when clearly incidental and subordinate to a permitted principal use 

on the same premises

Schools:
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Commercial 

Noncommercial

Signs

Specialty Retail Shops, Groups I-IV 

Storage, Indoor 

Storage, Open 

Studios

Temporary Uses (limited to temporary sales office, temporary contractor's office, staging area, 

and equipment storage structures)

Theater, Indoor or Outdoor (Drive-In) 

Used Merchandise Stores, Groups I, II 

Variety Store

Vehicle and Equipment Dealers, Groups I-V 

Warehouse: 

Hybrid

Mini Warehouse 

Wholesale Establishments, Groups I, Ill 

 

Site Development Regulations

 

Minimum Open Space

30 percent 

50 percent of the total open space must be indigenous open space

 

Minimum lot size: 10,000 sq. feet 

Minimum lot width: 100 feet 

Minimum lot depth: 100 feet

 

Minimum Setbacks:

Private Street: 15 feet 

Arterial/Collectors: 50 feet

Side: 10 feet 

Rear: 10 feet

Waterbody: 25 feet

Preserve (rear): 20 feet (10 feet for accessory structure

Structural Setback: 30 feet for indigenous plant communities subject to fire

Maximum building height: 45 feet 

Maximum lot coverage: 50 percent
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TITLE CERTIFICATION / PROPERTY INFORMATION REPORT

Showing Information Required by Lee County Land Development Code Section 34-202(a)(7)

`

Page 1 of 3

Issuer: Attorneys' Title Fund Services, Inc.

Recipient: Henderson Franklin Starnes & Holt, P.A., and

Lee County Board of County Commissioners

Fund File Number:  1607095     Agent’s File Reference:  EPC 44270.1

 
Provided For:  Henderson Franklin Starnes & Holt, P.A. and
                         Lee County Board of County Commissioners   

Effective Date of Search: January 31, 2025 at 11:00 PM
 
Description of Real Property Situated in Lee County, Florida:
 
See Exhibit A
 
Record Title Vested in:
 
RICHARD STEPHEN SINGLETARY and HEIDI LYNN SINGLETARY, as Trustees of the
SINGLETARY FAMILY TRUST dated January 7, 2016, by Warranty Deeds recorded in O.R. Book
2974, Page 2172; Clerk's File Number 2016 - 15912, Public Records of Lee County, Florida.

Prepared Date: February 4, 2025 Attorneys' Title Fund Services, Inc.

Prepared by: Jo Anne Young, Senior Examiner                               
                 ________________________
Email Address:  jyoung@thefund.com                                                              Cyndi Bolyard
                                                     Branch Manager 
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TITLE CERTIFICATION / PROPERTY INFORMATION REPORT

Page 2 of 3

Fund File Number:  1607095

 
The following mortgages are all the mortgages of record that have not been satisfied or released of
record nor otherwise terminated by law:

1. No open mortgage(s) were found of record. Agent should confirm with the owner that the
property is free and clear.

 

Other encumbrances affecting the title: 

1. Note: The subject property appears to border on a body of water.

2. Lee County Ordinance No. 86-14 recorded November 30, 1990, in O.R. Book 2189, Page 3281
and amended by Ordinance No. 86-38 in O.R. Book 2189, Page 3334, Public Records of Lee
County, Florida.

3. Grant of Easement in favor of Lee County Electric Cooperative recorded in O.R. Book 2552,
Page 2647, Public Records of Lee County, Florida.

4. Grant of Easement in favor of Lee County Electric Cooperative recorded in O.R. Book 2986,
Page 2352, Subordination of Utility Interests recorded in Clerk's File Number 2024 - 262730, and
recorded in Clerk's File Number 2024 - 262727, Public Records of Lee County, Florida.

5. Grant of Easement in favor of Florida Gas Transmission Company recorded in O.R. Book 3200,
Page 4367; O.R. Book 3215, Page 3698, Public Records of Lee County, Florida.

6. State of Florida Department of Transportation Project Resolution recorded in Clerk's File Number
2024 - 225228, Public Records of Lee County, Florida.

7. FOR INFORMATIONAL PURPOSES ONLY: 2024 taxes were paid under receipt number DP-
00-03009886, on December 11, 2024, Parcel/Account ID# 18-43-26-00-00001.0060, the gross
amount being $3,706.73.

 

This search is provided pursuant to the requirements of Lee County Land Development Code Section
34-202(a)(7) for the uses and purposes specifically stated therein and is not to be used as the basis for
issuance of an insurance commitment and/or policy. This certificate has been prepared expressly for

the appropriate governing body as is defined by, Lee County Development Code Section 34-202(a)(7)
and is not to be relied upon by any other group or person for any other purpose.
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Page 3 of 3

A tract or parcel of land lying in Section 18, Township 43 South, Range 26 East, Lee County, Florida,
being more particularly described as follows:
Commencing at the Southwest corner of said Section 18, said corner lying on the Westerly right-of-way
line of State Road 31, (100 feet wide), thence run S 88°46'28" E for 100.00 feet to the Easterly right-of-
way of said State Road 31 (basis of bearings), thence run N 00°26'31" W along said Easterly right-of-way
line for 811.99 feet to the Point of Beginning to the herein described parcel:
From said point of beginning continue running N 00°26'31" W along said right-of-way line for 569.02
feet; thence run S 88°53'02" E for 1290.40 feet; thence run S 00°16'25" W for 569.02 feet; thence run N
88°52'38" W for 1283.29 feet to the Point of Beginning.
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TITLE CERTIFICATION / PROPERTY INFORMATION REPORT

Showing Information Required by Lee County Land Development Code Section 34-202(a)(7)

`

Page 1 of 3

Issuer: Attorneys' Title Fund Services, Inc.

Recipient: Henderson Franklin Starnes & Holt, P.A., and

Lee County Board of County Commissioners

Fund File Number:  1607095     Agent’s File Reference:  EPC 44270.1

 
Provided For:  Henderson Franklin Starnes & Holt, P.A. and
                         Lee County Board of County Commissioners   

Effective Date of Search: January 31, 2025 at 11:00 PM
 
Description of Real Property Situated in Lee County, Florida:
 
See Exhibit A
 
Record Title Vested in:
 
RICHARD STEPHEN SINGLETARY and HEIDI LYNN SINGLETARY, as Trustees of the
SINGLETARY FAMILY TRUST dated January 7, 2016, by Warranty Deeds recorded in O.R. Book
2974, Page 2172; Clerk's File Number 2016 - 15912, Public Records of Lee County, Florida.

Prepared Date: February 4, 2025 Attorneys' Title Fund Services, Inc.

Prepared by: Jo Anne Young, Senior Examiner                               
                 ________________________
Email Address:  jyoung@thefund.com                                                              Cyndi Bolyard
                                                     Branch Manager 
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Fund File Number:  1607095

 
The following mortgages are all the mortgages of record that have not been satisfied or released of
record nor otherwise terminated by law:

1. No open mortgage(s) were found of record. Agent should confirm with the owner that the
property is free and clear.

 

Other encumbrances affecting the title: 

1. Note: The subject property appears to border on a body of water.

2. Lee County Ordinance No. 86-14 recorded November 30, 1990, in O.R. Book 2189, Page 3281
and amended by Ordinance No. 86-38 in O.R. Book 2189, Page 3334, Public Records of Lee
County, Florida.

3. Grant of Easement in favor of Lee County Electric Cooperative recorded in O.R. Book 2552,
Page 2647, Public Records of Lee County, Florida.

4. Grant of Easement in favor of Lee County Electric Cooperative recorded in O.R. Book 2986,
Page 2352, Subordination of Utility Interests recorded in Clerk's File Number 2024 - 262730, and
recorded in Clerk's File Number 2024 - 262727, Public Records of Lee County, Florida.

5. Grant of Easement in favor of Florida Gas Transmission Company recorded in O.R. Book 3200,
Page 4367; O.R. Book 3215, Page 3698, Public Records of Lee County, Florida.

6. State of Florida Department of Transportation Project Resolution recorded in Clerk's File Number
2024 - 225228, Public Records of Lee County, Florida.

7. FOR INFORMATIONAL PURPOSES ONLY: 2024 taxes were paid under receipt number DP-
00-03009886, on December 11, 2024, Parcel/Account ID# 18-43-26-00-00001.0060, the gross
amount being $3,706.73.

 

This search is provided pursuant to the requirements of Lee County Land Development Code Section
34-202(a)(7) for the uses and purposes specifically stated therein and is not to be used as the basis for
issuance of an insurance commitment and/or policy. This certificate has been prepared expressly for

the appropriate governing body as is defined by, Lee County Development Code Section 34-202(a)(7)
and is not to be relied upon by any other group or person for any other purpose.
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A tract or parcel of land lying in Section 18, Township 43 South, Range 26 East, Lee County, Florida,
being more particularly described as follows:
Commencing at the Southwest corner of said Section 18, said corner lying on the Westerly right-of-way
line of State Road 31, (100 feet wide), thence run S 88°46'28" E for 100.00 feet to the Easterly right-of-
way of said State Road 31 (basis of bearings), thence run N 00°26'31" W along said Easterly right-of-way
line for 811.99 feet to the Point of Beginning to the herein described parcel:
From said point of beginning continue running N 00°26'31" W along said right-of-way line for 569.02
feet; thence run S 88°53'02" E for 1290.40 feet; thence run S 00°16'25" W for 569.02 feet; thence run N
88°52'38" W for 1283.29 feet to the Point of Beginning.
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Singletary CPD
Description of Surface Water Management Plan

DCI2024-00043

LDC Sec. 34-373(b)(1) A written description of the surface water management plan that includes:

 

a. The runoff characteristics of the property in its existing state;
  

The site is a ±16.81 acre parcel which includes a single family residence, pole barns,
driveways, and an existing cattle pond. The existing elevations range from
approximately 2.0 FT-NAVD to 6.0 FT-NAVD. Based on the Florida Land Use, Cover,
and Forms Classification (FLUCFCS) Map the site includes ±3.78 acres of wetlands
on the east side of the site and an isolated exotic low quality ±0.35 acre wetland in
the center of the site. The site is bordered on the west by State Road 31/Babcock
Ranch Road, currently vacant green space to the north which is part of a Mixed Use
Planned Development, and a single family residence with green space to the south
and east. Stormwater generally flows to the east/southeast to the Caloosahatchee
River via existing wetland systems. Based on an overlay of the site with the United
States Geological Survey (USGS) Map an approximate natural waterway cuts across
the northeast corner of the site. A site visit was performed and an existing culvert
was found and survey located at the northeast side of the site which lines up with the
waterway line from USGS. The existing culvert spans to convey water from the north
property line approximately in line with the USGS map.
 
There is no existing South Florida Water Management (SFWMD) Environmental
Resource Permit (ERP) on the site. The west side of the site is within Florida
Department of Environmental Protection (FDEP) Water Body ID 3240C1 called Palm
Creek and the east side is in WBID 3240N known as Owl Creek. Both are within the
Caloosahatchee Group. The site is in a coastal floodplain, Zone AE, per Federal
Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM)
12071C0282G effective November 11, 2022. The Base Flood Elevation is 11.0 FT-
NAVD. Per LEEGIS Data Explorer the site is also within Lee County’s Coastal High
Hazard Area.
 
b. In general terms, the drainage concept proposed, including the outfall to canals or

natural water bodies including how drainage flow from adjacent properties will be

maintained;

 
The Master Concept Plan proposes to maintain the existing wetlands on the east side
of the site in the existing conditions with exotics removed along with a proposed
minimum of 15 feet wide, 25 feet average buffer on the west side of the preserve.
The wetland preserve area will remain outside of the proposed site stormwater
management system and will continue to remain available to receive off-site flows.
The existing approximate USGS waterway and culvert on northeast side of the site
would remain in the existing conditions as well to maintain existing flow patterns.
The proposed plan includes a lake tract on the central/east side of the parcel for
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stormwater management. As this development includes commercial uses at time of
buildout of the right of way tract and commercial parcels will provide at least a
minimum of 0.5 inch of dry pre-treatment prior to discharge to the lake. The lake
would be part of the master stormwater system for the development and would
include a control structure to limit discharge to the wetland area to the east. The
discharge would then continue, as it does in existing conditions, to the
east/southeast to the Caloosahatchee River via existing wetland systems after
providing the required water quality and attenuation per SFWMD requirements. The
project proposes to impact 0.35± acre of isolated exotic wetlands within the CHHA.
Since these minimal impacts are to isolated low quality wetlands less than ½ acre in
size that are not utilized by listed species, no wetland mitigation is required or
proposed. Compensating storage will include wetland creation for the 0.35± acre
impact that is within the CHHA and will be created out of uplands adjacent to the
wetlands and near the natural waterway as shown on the proposed Master Concept
Plan. The proposed compensatory storage wetland creation area(s) will be graded
and allowed to naturally recruit native wetland plant species. The area(s) will be
monitored for the recruitment of native plant species. If after two growing seasons
appropriate native wetland vegetation has not recruited into the area, native
supplemental plantings will be installed. Exotic and nuisance vegetation will be
treated or removed. 

 
c. The retention features (including existing natural features) that will be incorporated

into the drainage system and the legal mechanism which will guarantee their

maintenance;

 

Each commercial parcel would be required to provide a minimum 0.5 inch
pretreatment typically done by dry detention/retention prior to discharge to the
master system’s on site lake. The commercial parcel pre-treatment system would be
owned and maintained by each parcel owner as required at time of development by
SFWMD. The master stormwater system which would include the right of way tract,
lake, and associated infrastructure would be owned and maintained by an
Association as required by SFWMD at time of development. The wetland/preserve
area as well as the natural waterway on east side of the site would remain in existing
condition with exotics removed.

 
d. How existing natural features will be preserved. Include an estimate of the ranges

of existing and post development water table elevations, where appropriate;

 
The existing eastern side of the parcel is proposed to remain in existing conditions
and be preserved with exotics removed; including the existing ±3.78 acres of
wetlands and associated compensating wetland creation area of ±0.35 acres. The
existing natural waterway would not be disturbed. The water table elevations will be
maintained by appropriately setting the outfall structure at the established water
control elevation at time of development.

 
e.  If the property is subject to seasonal inundation or subject to inundation by a

stream swollen by the rains of a 100-year storm event, indicate the measures that will be

taken to mitigate the effects of expectable flooding.
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The site is located within FEMA Zone AE with a Base Flood Elevation of 11.0 FT-
NAVD. Proposed structures will be placed with a finished floor elevation at least one
foot above the base flood elevation.
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LEGEND:
(1) DIMENSIONS ARE IN FEET AND DECIMALS THEREOF.
(2) FD. = FOUND
(3) N = NORTH
(4) S = SOUTH
(5) E = EAST

(6) W = WEST
(7) C.M. = CONCRETE MONUMENT
(8)       = CENTERLINE
(9) B.D. = BRASS DISC
(10) B.M. = BENCH MARK
(11) EL. = ELEVATION

(12) R.O.W. = RIGHT-OF-WAY
(13) U.T.S. = UNITED TELEPHONE SYSTEM
(14) C.B. = CATCH BASIN
(15) F.P.&L. = FLORIDA POWER & LIGHT
(16) P.O.B. = POINT OF BEGINNING
(17) P.O.C. = POINT OF COMMENCEMENT

(18) P.R.M. = PERMANENT REFERENCE MARKER
(19) P.C.P. = PERMANENT CONTROL POINT
(20) P.U.E. = PUBLIC UTILITY EASEMENT
(21) CALC. = CALCULATED
(22) MEAS. = MEASURED
(23) PRO. = PRORATED

(24) STARNES #4 REBAR = A #4 REBAR AND METAL
        CAP STAMPED STARNES
(25) STARNES MON. = CONCRETE MONUMENT WITH
        A METAL PLATE, STAMPED STARNES
(26) N.G.V.D. = NATIONAL GEODETIC VERTICAL DATUM
(28) M.H.T. = MEAN HIGH TIDE
(29) ? = DELTA
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I HEREBY CERTIFY THAT THE SURVEY HEREON WAS MADE UNDER
MY DIRECTION AND IS TRUE AND CORRECT TO THE BEST OF MY
KNOWLEDGE AND BELIEF. I DO NOT CERTIFY THAT THE ZONING
REQUIREMENTS HAVE BEEN MET. I ALSO CERTIFY THAT THIS

SURVEY HEREON MEETS THE MINIMUM TECHNICAL STANDARDS
FOR LAND SURVEYING IN THE STATE OF FLORIDA, AS SET FORTH
IN SECTION 472.027, FLORIDA STATUTES AND ACCORDING TO
CHAPTER 5J-17.050, 5J-0517.051 AND 5J-17.052 FLORIDA
ADMINISTRATIVE CODE.

                                          REGISTERED LAND SURVEYOR P.L.S. #4869
                                                  STATE OF FLORIDA JAMES R. STARNES

NOTE: THIS SURVEY IS NOT VALID WITHOUT THE SIGNATURE AND
           THE ORIGINAL RAISED SEAL OF A FLORIDA LICENSED
           SURVEYOR AND MAPPER.
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SCALE: 1" = 60'

FLOOD INFORMATION

ZONE AE

BASE ELEVATION = 11'

MAP 12071C 0282 G

DATE OF FIRM  11-17-22

THE ELEVATIONS AS SHOWN HERE ON ARE BASED ON THE DEPARTMENT OF TRANSPORTATION

BENCHMARK A12 RESET, ELEVATION = 3.35'.

THE ELEVATIONS AS SHOWN HERE ON ARE BASED ON NAVD 88 DATUM.

               =EXISTING ELEVATIONS

THE BEARINGS AS SHOWN HERE ON ARE BASED ON THE SOUTH LINE OF SECTION 18 AS BEING

S 88⁰46'28” E.
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Know what's below.
before you dig.Call 
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211E2

(0.50 Ac.±)

427E2
(0.45 Ac.±)

211E2
(1.72 Ac.±)

420E3
(0.57 Ac.±)

411E2
(0.66 Ac.±)

427E2

(0.57 Ac.±)

211E2

(0.40 Ac.±)

110
(1.16 Ac.±)

427E2
(0.37 Ac.±)

420E3
(0.58 Ac.±)

422
(0.14 Ac.±)

211E2

(2.78 Ac.±)

427E2
(0.09 Ac.±)

428E2

(0.46 Ac.±)

643E4
(0.35 Ac.±)

428E2
(0.18 Ac.±) 420E3

(1.69 Ac.±)

620E3

(0.33 Ac.±)

618E4
(0.63 Ac.±)

620E3 
(0.51 Ac.±) 

641E4
(0.28 Ac.±)

620E3
(0.21 Ac.±)

624E3

(0.96 Ac.±)

624E3

(0.58 Ac.±)

620E3
(0.28 Ac.±)

520
(0.35 Ac.±)

NOTES:

FLUCFCS lines estimated from

1"=200' aerial photographs and
locations approximated.

FLUCFCS per Florida Land Use,
Cover and Forms Classification

System (FLUCFCS) (FDOT 1999).

N

Category

Job Number Scale:

CountyS/T/R 

Date: Revisions Date: 
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Page
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-

Drawn By: 

1599 Covington Circle East  Fort Myers, FL 33919
 (239) 340-0678  bearpaws.env.consulting@gmail.com 

FLUCFCS

FLUCFCS Map 

BWS 

Scale: 1" = 200'

1" = 200'

Lee

Singletary Property @ 18200 State Road 31 

18/43S/26E 

6/12/24

Surface Waters

(0.35± Ac)

Wetlands
(4.13± Ac)
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211E2
(0.50 Ac.±)

427E2

(0.45 Ac.±)
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(0.46 Ac.±)
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(0.35 Ac.±)

428E2
(0.18 Ac.±) 420E3

(1.69 Ac.±)

620E3
(0.33 Ac.±)
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(0.63 Ac.±)

620E3 
(0.51 Ac.±) 

641E4

(0.28 Ac.±)

620E3

(0.21 Ac.±)

624E3
(0.96 Ac.±)

624E3
(0.58 Ac.±)

620E3
(0.28 Ac.±)

520
(0.35 Ac.±)

NOTES:

FLUCFCS lines estimated from

1"=200' aerial photographs and
locations approximated.

FLUCFCS per Florida Land Use,
Cover and Forms Classification

System (FLUCFCS) (FDOT 1999).

Aerial photographs were acquired

from the Lee County GIS Dept.

and have a flight date of 2023.
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Scale: 1" = 200'

1" = 200'
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Singletary Property @ 18200 State Road 31 
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Surface Waters

(0.35± Ac)
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